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MEMORANDUM  

 

To: East Orange Planning Board Commissioners 

 

From: John McDonough, LA, PP, AICP 

 

Date: January 1, 2022 

 

Re: PB-769-21 ~  239 Central Avenue, LLC 

   239 Central Avenue 

   Block 217 Lot  21 
 

****************************************************************************** ***************************************  

 

Based on site visits, review of plans, and attendance at Site Plan Review Advisory Committee meetings, 

the following planning comments are offered for the Boardôs consideration. 
 

Existing Conditions 
 

The subject site consists of one tax lot (Block 217 Lot 21) located at the southwest corner of Central Avenue 

and Watson Avenue. The site comprises approximately 16,117 square feet and is developed with a vacant 

commercial building formerly utilized by Rayco Auto Service. Photos and maps are attached. 
 

Surrounding land uses include a multistory mixed-use building to the west; an Exxon auto service station 

and East Orange General Hospital to the north; a multi-tenant retail building to the east on Central Avenue 

and detached residential dwellings to the east and south along Watson Avenue. 
 

Proposed Conditions 
 

The applicant, 239 Central Avenue, LLC, is proposing to renovate the existing building and surface parking 

lot. Although specific end users are not indicated at this time, the applicant intends to occupy the renovated 

building with permitted uses such as retail, restaurant, medical office, and/or professional office. 
 

The development will provide 16 parking spaces served by an ingress driveway off Central Avenue and an 

egress driveway to Watson Avenue. New pavement, landscaping, lighting, drainage, and related site 

improvements are proposed. The building exterior will be renovated with new doors, glass, and cladding. 
 

Zoning Considerations 
 

The site is in the C-1 zone (Neighborhood Commercial District) where retail, restaurants, offices, and a 

wide variety of commercial uses are permitted. The application is seeking preliminary and final site plan 

approval with parking relief based on the following potential development options: 
 

¶ 1st floor restaurant, 2nd floor general office (16 provided vs. 23 required) 

¶ 1st floor restaurant, 2nd floor medical office (16 provided vs. 28 required) 

¶ 1st floor retail, 2nd floor medical office (16 provided vs. 21 required) 
 

The plans indicate that a combination 1st floor retail and 2nd floor general office would comply with the 

parking requirement (16 provided vs 16 required). The plans also indicate full compliance and/or no change 

with respect to bulk requirements. 
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Planning Comments 
 

1. Site Plan Review. The applicant should explain the overall site layout, building positioning, access, circulation, 

parking, and design elements such as utilities, landscaping, lighting, and signage. 
 

2. Architecture. The zone plan emphasizes quality architecture and aesthetic appeal. Testimony should address the 

proposed interior and exterior renovations, including materials and colors. The applicant should elaborate as to 

the proposed building signage and the planned disposition of the existing ñretroò signs. 
 

3. Landscape Architecture. The zone plan emphasizes quality landscape architecture and aesthetic appeal, with 

particular focus on the streetscape and public realm. It is recommended that the final landscape plan be subject 

to review and approval by the City Planning Department. 
 

4. Tree Protection. There is a large tree along the site frontage on Watson Avenue, which is proposed to remain. 

The application should address tree protection measures to avoid damage to the tree during site construction. No 

construction equipment or materials should be staged or stored inside the drip line of the tree. 
 

5. Access and Building Service Locations. Testimony should address the operation and characteristic of access and 

security to the parking area and the building. Testimony should affirm that the driveways will have safe lines of 

sight and whether visual or audible warning devices are necessary for pedestrian safety. There are security gates 

at each driveway and the applicant should elaborate how they will operate. Building service operations such as 

deliveries and refuse management should also be addressed. Sensitivity and consideration to adjacent residents 

should be discussed. 
 

6. Americans with Disabilities Act (ADA). Provision of access and parking facilities for handicapped persons shall 

be in accordance with the requirements of the Barrier Free Sub-code of the New Jersey Uniform Construction 

Code N J A.C 5:23-7.13 and 5:23-7.14 and the Americans with Disabilities Act (ADA) Accessibility Guidelines 

for Buildings and Facilities. 
 

7. Electric vehicle  (EV) parking. All development shall provide EV parking spaces pursuant to the Model 

Statewide Electric Vehicle Ordinance, published by the DCA on September 1, 2021, or equivalent successor 

legislation 
 

8. Bicycle parking. Provision for bicycle storage such as outdoor bike rack(s) and/or indoor bicycle storage area(s) 

are encouraged. 
 

9. Stormwater management. The stormwater management plan shall comply with the new NJDEP stormwater 

management rules and regulations which went into effect in March 2021 and/or subject to the approval the City 

Engineer. 
 

10. Mechanical Equipment. Testimony should address changes or alterations to locations of air conditioning units, 

HVAC systems, and related mechanical equipment, and efforts to screen or minimize visual impact of same. 
 

11. Fencing and walls. The applicant should describe the locations and types of various fences, gates, and walls 

proposed. The applicant should explain the relationship and integration of the proposed privacy fence, bollards,  

and existing retaining wall along the adjacent residential property (Block 217 Lot 23). 
 

12. Lighting. The applicant should affirm that site lighting will be downward directed, back shielded, and dark-sky 

compliant, and that the fixtures shall will be LED, metal halide, or other white light source. Testimony should 

address whether the lights will be turned off or dimmed after a certain hour. 
 

13. Site Demolition. All site demolition shall be in accordance with city code and with sensitivity to adjacent 

residences.  
 

14. Statutory Criteria for Relief. To address the parking relief, the applicant shall demonstrate that there is a hardship 

or practical difficulty related to the land, or that the benefits of the application as a whole substantially outweigh 

the detriments, and that relief can be granted without adverse impacts to the public or the zone plan. The applicant 

has submitted a traffic report in support of the application. 
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Figure 1 ~ View of subject site from Central Avenue (taken by John McDonough Associates on February 4, 2018). 

 

 

 
Figure 2 ~ View of subject site from Central Avenue (taken by John McDonough Associates on February 4, 2018). 
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Figure 3 ~ View of subject site from corner of Central and Watson (taken by John McDonough Associates on February 4, 2018). 

 

 
Figure 4 ~ View of subject site from Watson Avenue (taken by John McDonough Associates on February 4, 2018). 
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Figure 5 ~ View of rear of subject building (taken ((taken by John McDonough Associates on February 4, 2018). 

 

 
Figure 6 ~ View of rear parking lot and adjacent mixed-use building (taken by John McDonough Associates on February 4, 2018). 

 

 


